
STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR 

CALIFORNIA COASTAL COMMISSION 
SOUTH COAST DISTRICT OFFICE 
301 E. OCEAN BLVD., SUITE 300 
LONG BEACH, CA 90802 
(562) 590-5071 
SOUTHCOAST@COASTAL.CA.GOV

APPEAL FORM 

Appeal of Local Government Coastal Development Permit 

Filing Information (STAFF ONLY) 

District Office:  South Coast 

Appeal Number: _______________________ 

Date Filed: ___________________________ 

Appellant Name(s): _________________________________________________ 

APPELLANTS 

IMPORTANT. Before you complete and submit this appeal form to appeal a coastal 
development permit (CDP) decision of a local government with a certified local coastal 
program (LCP) to the California Coastal Commission, please review the appeal 
information sheet. The appeal information sheet describes who is eligible to appeal 
what types of local government CDP decisions, the proper grounds for appeal, and the 
procedures for submitting such appeals to the Commission. Appellants are responsible 
for submitting appeals that conform to the Commission law, including regulations. 
Appeals that do not conform may not be accepted. If you have any questions about any 
aspect of the appeal process, please contact staff in the Commission district office with 
jurisdiction over the area in question (see the Commission’s contact page at 
https://coastal.ca.gov/contact/#/).  

Note regarding emailed appeals. Please note that emailed appeals are accepted 
ONLY at the general email address for the Coastal Commission district office with 
jurisdiction over the local government in question. For the South Coast district office, 
the email address is SouthCoast@coastal.ca.gov. An appeal emailed to some other 
email address, including a different district’s general email address or a staff email 
address, will be rejected. It is the appellant’s responsibility to use the correct email 
address, and appellants are encouraged to contact Commission staff with any 
questions. For more information, see the Commission’s contact page at https://
coastal.ca.gov/contact/#/). 
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1. Appellant information1

Name:  _____________________________________________________ 

Mailing address:  _____________________________________________________ 

Phone number:  _____________________________________________________ 

Email address:  _____________________________________________________ 

How did you participate in the local CDP application and decision-making process? 

   Did not participate      Submitted comment      Testified at hearing     Other  

Describe:  ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

If you did not participate in the local CDP application and decision-making process, 
please identify why you should be allowed to appeal anyway (e.g., if you did not 
participate because you were not properly noticed). 

Describe:  ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

Please identify how you exhausted all LCP CDP appeal processes or otherwise identify 
why you should be allowed to appeal (e.g., if the local government did not follow proper 
CDP notice and hearing procedures, or it charges a fee for local appellate CDP 
processes). 

Describe:  ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________

1 If there are multiple appellants, each appellant must provide their own contact and participation 
information. Please attach additional sheets as necessary. 
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2. Local CDP decision being appealed2

Local government name: __________________________________ 

Local government approval body: __________________________________ 

Local government CDP application number: __________________________________ 

Local government CDP decision:       CDP approval             CDP denial3 

Date of local government CDP decision: __________________________________ 

Please identify the location and description of the development that was approved or 
denied by the local government. 

Describe:  ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

 ____________________________________________________________ 

2 Attach additional sheets as necessary to fully describe the local government CDP decision, including a 
description of the development that was the subject of the CDP application and decision. 

3 Very few local CDP denials are appealable, and those that are also require submittal of an appeal fee. 
Please see the appeal information sheet for more information. 
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3. Applicant information

 A a t a e  

A a t A re  
 

4. Grounds for this appeal4

For appeals of a CDP approval, grounds for appeal are limited to allegations that the 
approved development does not conform to the LCP or to Coastal Act public access 
provisions. For appeals of a CDP denial, grounds for appeal are limited to allegations 
that the development conforms to the LCP and to Coastal Act public access provisions. 
Please clearly identify the ways in which the development meets or doesn’t meet, as 
applicable, the LCP and Coastal Act provisions, with citations to specific provisions as 
much as possible. Appellants are encouraged to be concise, and to arrange their 
appeals by topic area and by individual policies.  

e r e   

 

 

 

 

 

 

 

 

 

 

 

4 Attach additional sheets as necessary to fully describe the grounds for appeal. 



6. Appellant certification5

I attest that to the best of my knowledge, all information and facts in this appeal are 
correct and complete. 

Print name_____________________________________________________________ 

Signature 

Date of Signature  _______________________ 

. Representative authorization6

While not required, you may identify others to represent you in the appeal process. If 
you do, they must have the power to bind you in all matters concerning the appeal. To 
do so, please complete the representative authorization form below and check this box 
to acknowledge that you have done so.   

I have authorized  representative, and I have provided authorization for them on 
the representative authorization form attached

5 If there are multiple appellants, each appellant must provide their own certification. Please attach 
additional sheets as necessary. 

6 If there are multiple appellants, each appellant must provide their own representative authorization form 
to identify others who represent them. Please attach additional sheets as necessary. 
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5. Identification of interested persons

On a separate page, please provide the names and contact information (i.e., mailing 
and email addresses) of all persons whom you know to be interested in the local CDP 
decision and/or the approved or denied development (e.g., other persons who 
participated in the local CDP application and decision making process, etc.), and check 
this box to acknowledge that you have done so.   

 Interested persons identified and provided on a separate attached sheet 



GAVIN NEWSOM, GOVERNORSTATE OF CALIFORNIA - NATURAL RESOURCES AGENCY 

CALIFORNIA COASTAL COMMISSION 
455 MARKET STREET, SUITE 300 
SAN FRANCISCO, CA 94105-2219 
VOICE (415) 904-5200 
FAX (415) 904-5400  

DISCLOSURE OF REPRESENTATIVES 

If you intend to have anyone communicate on your behalf to the California Coastal 
Commission, individual Commissioners, and/or Commission staff regarding your coastal 
development permit (CDP) application (including if your project has been appealed to the 
Commission from a local government decision) or our , then you are required to 
identify the name and contact information for all such persons prior to any such 
communication occurring (see Public Resources Code, Section 30319). The law provides 
that failure to comply with this disclosure requirement prior to the time that a 
communication occurs is a misdemeanor that is punishable by a fine or imprisonment  

  o  o   o  or r o  o   .  

To meet this important disclosure requirement, please list below all representatives who 
will communicate on your behalf or on the behalf of your business and submit the list to the 
appropriate Commission office. This list could include a wide variety of people such as 
attorneys, architects, biologists, engineers, etc. If you identify more than one such 
representative, please identify a lead representative for ease of coordination and 
communication. You must submit an updated list anytime your list of representatives 
changes. You must submit the disclosure list before any communication by your 
representative to the Commission or staff occurs. 

Your Name   _________________________________________________ 

CDP Application or Appeal Number ____________________________________ 

Lead Representative 

Name  __________________________________________________________________________________
Title     __________________________________________________________________________________ 
Street Address.  ______________________________________________________________________ 
City _____________________________________________________________________________________ 
State, Zip  _____________________________________________________________________________ 
Email Address   _______________________________________________________________________ 
Daytime Phone  _______________________________________________________________________ 

Your Signature   __________________________________________________         

Date of Signature ________________________ 
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Additional Representatives (as necessary) 

Name  __________________________________________________________________________________
Title     __________________________________________________________________________________ 
Street Address.  ______________________________________________________________________ 
City _____________________________________________________________________________________ 
State, Zip  _____________________________________________________________________________ 
Email Address   _______________________________________________________________________ 
Daytime Phone  _______________________________________________________________________ 

Name  __________________________________________________________________________________
Title     __________________________________________________________________________________ 
Street Address.  ______________________________________________________________________ 
City _____________________________________________________________________________________ 
State, Zip  _____________________________________________________________________________ 
Email Address   _______________________________________________________________________ 
Daytime Phone  _______________________________________________________________________ 

Name  __________________________________________________________________________________
Title     __________________________________________________________________________________ 
Street Address.  ______________________________________________________________________ 
City _____________________________________________________________________________________ 
State, Zip  _____________________________________________________________________________ 
Email Address   _______________________________________________________________________ 
Daytime Phone  _______________________________________________________________________

Name  __________________________________________________________________________________
Title     __________________________________________________________________________________ 
Street Address.  ______________________________________________________________________ 
City _____________________________________________________________________________________ 
State, Zip  _____________________________________________________________________________ 
Email Address   _______________________________________________________________________ 
Daytime Phone  _______________________________________________________________________ 

Your Signatur _______________________________________________         

Date of Signature ________________________ 
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Continuation Sheets for Preserve Orange County Appeal of City of Newport Beach 
No. 5-NPB-22-0788 
 

1. Appellant Information (continued) 
 

How did you participate in the local CDP application and decision-making process?  
 
We submitted comment, and we testified at the hearing.  
 
The City of Newport Beach Planning Commission Resolution PC2022-017 (July 7, 2022) was appealed by 
a Bay Island resident to the City Council. The appeal was noticed (attached) and placed on the August 
23, 2022 City Council meeting agenda. Preserve Orange County submitted comments in a letter 
addressed to the Mayor, City Council members, and the City Clerk and sent the letter by email 
(attached) at 9:25 am on August 22, 2022 before the City’s deadline of 5:00 pm that day.  
 
On August 23, 2022, the appeal item was removed from the agenda because the appellant withdrew 
their appeal. This was announced as the Council meeting was getting started.  Preserve Orange County 
board member and resident of Newport Beach, Bill Kroener, was present and prepared to speak to the 
item as a representative of Preserve Orange County. When the item was cancelled Mr. Kroener was 
given the opportunity to make oral comments on the record and did so. By the time this current appeal 
to the Coastal Commission was being drafted, the City had not posted Minutes from the August 23, 2022 
City Council meeting.  
 
 

Please identify how you exhausted all LCP CDP appeal processes or otherwise 
identify why you should be allowed to appeal.  
 
We believe Preserve Orange County is an “aggrieved party” per the Coastal Commission definition 
because in written comments and oral testimony addressed to the appellate body, City Council, we 
contested the Planning Commission’s approval of the Coastal Development Permit for 20 Bay Island.  
 

4. Grounds for the appeal.  
 
Preserve Orange County proposes that the development does not conform to the Newport Beach Local 
Coastal Program Implementation Plan Section 21.30.105 Cultural Resource Protection or the Local 
Coastal Program Coastal Land Use Plan Section 4.5.2 Historical Resources.  
 
Local Coastal Program Implementation Plan Section 21.30.105 Cultural Resource Protection 
This section of the Local Coastal Program (LCP) states that it applies to all coastal development permits 
that involve demolition of a “site where evidence of potentially significant historical resources is found 
in an initial study conducted in compliance with the California Environmental Quality Act (CEQA) (Public 
Resources Code Section 21000 et seq.)” (Sec.21.30.105.B Historical and Architectural Resources 
https://www.codepublishing.com/CA/NewportBeach/#!/NewportBeach21/NewportBeach2130.html#21
.30.105)  
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According to the July 7, 2022, Planning Commission minutes, Staff Report, and Staff Presentation, City 
staff did not inform the Planning Commission of the possible historical and architectural significance of 
the residence. Staff exempted the project from CEQA stating that the project “has no potential to have a 
significant effect on the environment” and stating as a reason that the “project site… is not identified as 
a historic resource” (Staff Report, August 23, 2022, page 4-5). Staff therefore did not conduct an initial 
study even though there was readily available evidence to suggest the residence may be historic, for 
example, the residence’s 1930 date of construction and its location on Bay Island. Established in 1923, 
Bay Island was identified on the City’s 1992 Historic Resources Inventory as a Class 3 “local historic site” 
that is “a building, structure, object, site, or natural feature of local significance only. The property is 
representative of historic/architectural themes of local importance.” 
 
Moreover, the City’s own permit record indicates that the residence has not undergone any significant 
exterior modifications since its original construction over 90 years ago. And, finally, a simple google 
search of the property yields real estate listings that prominently state its architectural significance as 
the work of Gilbert Stanley Underwood, who designed many buildings listed on the California and 
National Registers.. (https://www.redfin.com/CA/Newport-Beach/20-Bay-Is-92661/home/3236896).  
 
There is substantial evidence that the property is a historic resource as defined by CEQA, but the City 
uncovered none of it because it failed in its obligation to conduct an Initial Study. “Generally a resource 
shall be considered 'historically significant’ if the resource meets the criteria for listing on the California 
Register of Historical Resources" (14 California Code of Regulations § 15064.5(a)(3)). According to board 
members and staff of Preserve Orange County who meet the Secretary of the Interior’s Professional 
Qualification Standards in architectural history, history and preservation, the property is eligible for the 
California Register of Historical Resources under Criterion 3 for embodying the “distinctive 
characteristics of a type, period, region or method of construction or represents the work of a master or 
possesses high artistic values.” (https://ohp.parks.ca.gov/?page_id=21238). The residence’s age, its 
intact Colonial Revival architectural style, and its association with master architect, Gilbert Stanley 
Underwood, qualify it for the California Register. For more detail about Underwood’s distinguished 40-
year, nation-wide career, please see the attachments.  
 
As an eligible historic resource in a City with discretionary review of demolition projects, the demolition 
of the residence is a project as defined by CEQA and will cause a substantial adverse change in its 
significance.  
 
 
Local Coastal Program Coastal Land Use Plan Section 4.5.2 Historical Resources 
Preserve Orange County proposes that the City’s approval of a Coastal Development Permit in the case 
of 20 Bay Island would not have been possible if the City did not consistently defy its own Coastal Land 
Use Plan (LUP) for historic resources. LUP Policy 4.5.2-1 states that the City is to “maintain and 
periodically update the Newport Beach Register of Historical Property [sic] for buildings, objects, 
structures, and monuments having importance to the history or architecture of Newport Beach and 
require photo documentation of inventoried historic structures prior to demolition.” (page 4-89) The 
City’s policy “K-2” sets out the procedure for nominating a property to the local register, but the policy is 
inactive. Only ten properties are listed on the local register, mostly added 30 to 40 years ago. Since then, 
only one site, a footbridge, has been added to the register and that was in 2014.  
 
We know there are hundreds of extant historic buildings within the coastal zone of Newport Beach. One 
neighborhood, Corona del Mar, provides an instructive example. In 2020, the Corona del Mar Historical 
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Society conducted a survey of original cottages and found 540 built before 1960. 
(https://www.cdmhistorical.org/cottages.html) None of these cottages are on the local historic register. 
An active historic register is supported by an up-to-date survey of historic resources as well as 
preservation incentives such as the Mills Act. The City’s last survey, the Historic Resources Inventory, 
was conducted in 1992 and is alarmingly incomplete. The residence at 20 Bay Island would have met the 
50-year threshold at the time the survey was conducted, yet it is not listed there. With an architect as 
significant as Gilbert Stanley Underwood, a proper survey would have included him and have 
documented the integrity of the residence.  
 
In contradiction to the Coastal Land Use Plan policy 4.5.2-2, the City of Newport Beach does not provide 
incentives “such as granting reductions or waivers of application fees, permit fees, and/or any liens 
placed by the City to properties listed in the National or State Register or the Newport Beach Register of 
Historical Property [sic] in exchange for preservation easements.” (pages 4-89- 4-90)  
Financial incentives which encourage the rehabilitation and restoration of historic properties such as the 
State’s property tax rebate program known as the “Mills Act” are not offered to owners of historic 
properties in Newport Beach, yet seven cities in Orange County including coastal cities Laguna Beach 
and San Clemente offer it.  
 
 
 

5. Identification of interested person  
 
Mr. James J. Moloney 
Chair, Balboa Island Preservation Association  
jmoloney@gibsondunn.com 
949-278-2044 
 
 
 
 
 
 
 
 
 
 
 
 
 

















 

 
CITY OF NEWPORT BEACH 

NOTICE OF PUBLIC HEARING 

NOTICE IS HEREBY GIVEN that on August 23, 2022, at 4:00 p.m., or soon thereafter as the matter shall be heard, a public hearing 
will be conducted in the City Council Chambers at 100 Civic Center Drive, Newport Beach. The City Council of the City of Newport 
Beach will consider the following application: 

Appeal of Gannon Residence – An appeal of the Planning Commission’s July 7, 2022, decision to approve a coastal development 
permit (CDP) to allow the demolition of an existing single-family residence and the construction of a new 4,402-square-foot, single-
family residence. The project includes an adjustment to the off-street parking requirements with a parking management plan. In 
addition, the applicant requests to increase the allowed building height to 28 feet for flat roofs and 33 feet for sloped roofs pursuant to 
the provisions of Use Permit No. UP3618. The project includes hardscape, drainage facilities, accessory structures, and approximately 
194 square feet of landscaping. With exception of the requested adjustment to off-street parking requirements and height increase, 
the project complies with all applicable development standards. 

The project is categorically exempt under Section 15303 - Class 3 (New Construction or Conversion of Small Structures) of the 
State CEQA (California Environmental Quality Act) Guidelines. 

NOTICE IS HEREBY FURTHER GIVEN that on July 7, 2022, by a vote of (6-0), the Planning Commission of the City of Newport 
Beach considered and approved the project. 

All interested parties may appear and present testimony in regard to this application. If you challenge this project in court, you may be 
limited to raising only those issues you raised at the public hearing or in written correspondence delivered to the City, at, or prior to, 
the public hearing.  Administrative procedures for appeals are provided in the Newport Beach Municipal Code Chapters 20.64 and 
21.64. The application may be continued to a specific future meeting date, and if such an action occurs additional public notice of the 
continuance will not be provided.  Prior to the public hearing the agenda, staff report, and documents may be reviewed at the City 
Clerk’s Office, 100 Civic Center Drive, Newport Beach, California, 92660 or at the City of Newport Beach website at 
www.newportbeachca.gov.  Individuals not able to attend the meeting may contact the Planning Division or access the City’s website 
after the meeting to review the action on this application. 

For questions regarding details of the project please contact Chelsea Crager, Associate Planner, at 949-644-3227 or 
ccrager@newportbeachca.gov, 100 Civic Center Drive, Newport Beach, CA 92660. 

Project File No.: PA2021-305 Activity No.: CD2021-081   

Zone: RM (Multiple Residential) General Plan RM-D (Multiple Residential Detached) 

Location: 20 Bay Island Applicant: Brandon Architects 

 
    /s/ Leilani I. Brown, MMC, City Clerk, City of Newport Beach 
 

 

http://www.city.newportbeachca.gov/
mailto:ccrager@newportbeachca.gov


Krista Nicholds <knicholds@preserveoc.org>

Gannon Residence Appeal- 20 Bay Island
2 messages

Krista Nicholds <knicholds@preserveoc.org> Mon, Aug 22, 2022 at 9:25 AM
To: citycouncil@newportbeachca.gov
Cc: "lbrown@newportbeachca.gov" <lbrown@newportbeachca.gov>, cityclerk@newportbeachca.gov,
ccrager@newportbeachca.gov, jcampbell@newportbeachca.gov
Bcc: Clark Collins <clark@collinsone.net>, Catherine Jurca <cathjurca@gmail.com>, Tom Heffernan
<tom@cdmhistorical.org>, Jodi Patrich <jodipatrich@gmail.com>, SANDRA L AYRES <ssayres@icloud.com>, Peggy
Palmer <pvpalmer@icloud.com>, Alan Hess <alanhes@gmail.com>, Deborah Rosenthal <drosenthal@fyklaw.com>

Good morning Newport Beach City Council, 

Please find attached our comments for the public record concerning the appeal of project PA2021-305 (Gannon
Residence, 20 Bay Island, Newport Beach) to be heard on August 23, 2022. 

Sincerely,

Krista Nicholds
Executive Director 

-- 
Preserve Orange County
615 N. Bush Street
Santa Ana, California 92702
www.preserveorangecounty.org
For events and advocacy updates, follow us on Facebook.
For more in-depth information, read Tracts.

20_Bay_Island_POC_08212022.pdf
140K

Krista Nicholds <knicholds@preserveoc.org> Tue, Aug 23, 2022 at 9:31 AM
Draft To: Tim Rush <timrush@bhhscaprops.com>, Deborah Rosenthal <drosenthal@fyklaw.com>, Robert Imboden
<robert@janusconsultants.com>, Duane Rohrbacher <me@duanerohrbacher.com>, Phil Bacerra
<philbacerra@gmail.com>
Cc: william kroener <kroener.william@gmail.com>, Alan Hess <alanhes@gmail.com>

[Quoted text hidden]

20_Bay_Island_POC_08212022.pdf
140K

http://www.preserveorangecounty.org/
https://www.facebook.com/preserveorangecounty
https://mailchi.mp/e8e8af091ab8/latest-edition-of-tracts-13478338
https://mail.google.com/mail/u/0/?ui=2&ik=c8c8b34121&view=att&th=182c65f561351985&attid=0.1&disp=attd&realattid=f_l74yyf750&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=c8c8b34121&view=att&th=182cb8bb5db34e83&attid=0.1&disp=attd&realattid=f_l74yyf750&safe=1&zw
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City of Newport Beach       Monday, August 21, 2022            
100 Civic Center Drive 
Newport Beach, CA 
By email: citycouncil@newportbeachca.gov 
 
 
 
Re. Appeal of Gannon Residence, 20 Bay Island  
 
 
Dear Mayor Muldoon and Council Members Avery, Blom, Brenner, Dixon, Duffield, and O’Neil:  
 
On Tuesday, August 23, 2022, City Council is hearing an appeal of the Planning Commission 
approval (Resolution PC2022-017) of a Coastal Development Permit (CDP) for 20 Bay Island. 
We are writing to bring your attention to the City staff’s analysis of the project which paved the 
way for the CDP approval by the Planning Commission and which now threatens an historic 
resource. 
 
The July 7, 2022 Staff Report (Gannon Residence PA2021-305) states that City staff found the 
project exempt from the California Environmental Quality Act pursuant to Section 15303 under 
Class 3 (California Code of Regulations, Title 14, Division 6, Chapter 3) and found that none of 
the exceptions to the exemption apply because “the project location does not impact an 
environmental resource… and is not identified as a historical resource.” Further, staff concluded 
that “facts to support the findings in the draft resolution are sufficient to demonstrate that the 
project would not impact any coastal resources...” Yet there is considerable evidence that the 
existing residence at 20 Bay Island is an historic resource and a coastal resource.  
 
Why is it an historic resource?  
The 20 Bay Island residence was built in 1930 for May Chandler Goodan and Roger Goodan 
and it was designed by master architect, Gilbert Stanley Underwood (1890-1961). Among 
Underwood’s major buildings are Silverwoods, one of the original office towers on Los Angeles’ 
Miracle Mile, the U.S. Courthouse in downtown Los Angeles, the Ahwahnee Lodge at Yosemite 
National Park and several other National Park lodges. By the time Underwood received the 
Newport Beach commission he had designed 17 Union Pacific train stations. Beginning in the 
mid-1930s, Underwood was contracted by the federal government to design 20 post offices 
including Terminal Annex in Los Angeles. His distinguished 40-year career culminated in his 
role as Chief Architect of the General Services Administration, the federal agency that manages 
federal-owned properties. Today, at least 20 buildings designed by Underwood are on the 
National Register of Historic Places.  
 
 

http://www.preserveorangecounty.org/
mailto:info@preserveoc.org
mailto:citycouncil@newportbeachca.gov
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Underwood’s career shows a mastery of both traditional and modern design. He designed his 
own home on Lake Hollywood Drive in Los Angeles in a Period Revival style but the influences 
of Modernism are evident in the smooth plaster surfaces and lack of ornamentation. Underwood 
took a similar pared-down approach with the Bay Island residence. Its wood frame construction, 
red brick foundation and chimney, and wood shiplap siding were combined in a simplified 
adaptation of the Colonial Revival style of a “Cape Cod” vernacular popular in coastal 
communities on both coasts in the 1930s and 1940s.  
 
A review of the City’s permit record and evidence provided by previous owners indicate that the 
house has not undergone any significant exterior modifications since its original construction 
date over 90 years ago. Based on an assessment from the public-right-of-way, maintenance of 
the property has been deferred for several years but it retains its integrity of location, setting, 
materials, design, workmanship, feeling and association and therefore continues to convey its 
historic significance.  
 
Bay Island itself was identified in the 1992 Historic Resources Inventory by the City’s Ad Hoc 
Historic Preservation Advisory Committee as a Class 3 “local historic site” that is “a building, 
structure, object, site or natural feature of local significance only. The property is representative 
of historic/architectural themes of local importance.” The inventory was never approved by City 
Council but the list is a guide to the historic resources in the city that would only have become 
more historic not less as time has passed. Did City Staff pause to ask if a residence that dates 
to the period when the Bay Island community was established could itself be historic? 
 
CEQA and the Coastal Act 
It is our considered view that the residence’s age, intact Colonial Revival style and association 
with master architect Gilbert Stanley Underwood would qualify if for the California Register of 
Historical Resources under Criterion 3 for embodying the “distinctive characteristics of a type, 
period, region or method of construction or represents the work of a master or possesses high 
artistic values.” (https://ohp.parks.ca.gov/?page_id=21238). If the residence is eligible for the 
state’s register then as far as CEQA is concerned 20 Bay Island would be an historic resource. 
Contrary to the City staff’s finding, a resource does not have to be “identified” on an inventory, 
survey, or register to be historic. A resource has to be “eligible” for the California Register and 
pursuant to California Code of Regulations 14 Sec. 15300.2 (f) Historical Resources, a 
categorical exemption shall not be used for a project which may cause a substantial adverse 
change in the significance of an historic resource.  
 
Based on the evidence, City staff should have required a historical evaluation of the residence 
before determining the project exempt. Moreover, if the house is an historic resource, then it is 
also a coastal resource and therefore the impact of the project on what the California Coastal 
Act (Public Resources Code, § 30000 et seq.) refers to as “community character” and the 
integrity of architectural resources should have been considered.  
 
 
 

http://www.preserveorangecounty.org/
mailto:info@preserveoc.org
https://ohp.parks.ca.gov/?page_id=21238
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Historic Preservation in Newport Beach 
Newport Beach City staff have very limited tools with which to identify historic resources. The 
Newport Beach Register of Historic Property is inactive. The City’s policy “K-2” sets out the 
procedure for nominating a property to the local register yet City planning staff are not well-
informed about the process. Only ten properties are listed on the local register – mostly added 
in the 1980s and 1990s- and it was last updated in 2014, when the Goldenrod Avenue 
Footbridge was added. The City does not subscribe to the state’s Mills Act program thus 
denying its residents the opportunity for property tax relief. Mills Act gives owners of historic 
buildings and houses an incentive to maintain them in exchange for a property tax rebate. This 
would encourage historic preservation throughout the City and high property values are not an 
excuse not to pursue the program. Santa Monica, Palo Alto and Pasadena administer 
successful Mills Act programs.  
 
The City’s inventory is alarmingly incomplete. The residence at 20 Bay Island would have met 
the 50-year threshold at the time the survey was conducted, yet it is not listed on the 1992 
inventory. With an architect as significant as Underwood, a proper survey would have included 
him and have documented the integrity of the residence. What other buildings were missed at 
that time and what buildings that have achieved 50 years since 1992 are being overlooked 
because the City does not do a routine update? Residents should be concerned that any 
historic building constructed after 1945 is being ignored by their City yet this was an important 
era for the development of Newport Beach. For example, several important architects were 
engaged here in the postwar period such as William Pereira, William Cody, and J. Herbert 
Brownell. Districts such as Irvine Terrace, Cameo Shores and Newport Center were designed 
with the principles of Modernist planning and architecture.  
 
The Stuft Shirt on East Coast Highway (now A’maree’s) was designed in 1961 by the 
architecture firm of Ladd & Kelsey which was based in Newport Beach at the time and went on 
to design the award-winning Pasadena Art Museum (now Norton Simon Museum). Yet when 
the Newport Village Mixed-Use project was being considered in its early stages, the project 
plans did not include the Stuft Shirt and the City was unaware at that time that the Stuft Shirt 
was historic. Today, thanks to the efforts of residents of Newport Beach and others, the 
building’s integrity as an historic resource cannot be ignored. It is now on the California Register 
of Historical Resources and was officially determined eligible for the National Register of 
Historic Places in 2021.  
 
Thank you very much for your consideration. 
 
Sincerely, 
 
Krista Nicholds, Executive Director  
  
cc. Leilani I. Brown, City Clerk; Chelsea Crager, Associate Planner; Jim Campbell, Deputy 
Director, Community Development. 
 

http://www.preserveorangecounty.org/
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Gilbert Stanley Underwood (1890-1961) 
B.A. (architecture), Yale University 1920 

M.A., Harvard University 1921-1923 

Underwood left behind a diverse body of work from coast to coast including 25 buildings listed 
on the National Historic Register.  The structures listed on the National Historic Register 
include: The Ahwahnee Hotel, Jackson Lake Lodge, Zion Nature Center & Inn, Bryce Inn, (11) 
post offices and Annex buildings; (4) train depots and passenger terminals, and (6) additional 
buildings including the U.S. Mint in San Francisco, Rincon Annex in San Francisco, U.S. 
Department of State and U.S. General Accounting buildings in Washington D.C. 

Underwood made the shift from private practice in the 1920’s to government work with the 
onset of the Depression.  Very active career in Washington, D.C., where he worked for several 
agencies, producing an array of designs between 1932 and 1954. 

Became acquainted with rail tycoon, William Averell Harriman, who joined the Union Pacific 
Railroad in 1915 and served as its chairman between 1932-1946.  Both men attended Yale 
University.  Underwood worked extensively with Harriman’s Union Pacific Railroad in the 
1920’s, creating seventeen Union Pacific Depots between 1920 and 1930.  The Union Pacific 
recommended Underwood to the Utah Parks Company, which sought an architect to design 
rustic hotels for tourists.  Underwood collaborated with Daniel Hull, Senior Landscape Engineer 
with the US Park Service, on accommodations at the Ahwahnee Hotel, Grand Canyon Lodge, 
Zion Lodge, Old Faithful Lodge, and many others.   

In the 1930’s, Underwood was involved with the Union Pacific Railroad’s ski development at 
Sun Valley, ID.  Underwood designed the Lodge in 1935 before its site had been selected.  
Construction on the 220-room Sun Valley Lodge began in April 1936 and the $1.5mm hotel was 
open to the public in December of that same year. 

From 1936-1939, Underwood worked for the US Government, Department of the Treasury, to 
design several large US Post Offices in CA and along the West coast.  These included large 
facilities in Los Angeles and San Francisco, as well as smaller ones in Burbank and Seattle.  
Underwood retired from government work in 1954 having served as the Chief Architect, United 
States Government, General Services Administration.  During his career, in addition to the many 
National Park lodges, it is estimated that he designed 20 post offices, two major federal 
buildings, and the U.S. State Department Building.   

 

 

 

 



GILBERT STANLEY UNDERWOOD PROJECTS 
The Ahwahnee Hotel 

Located in the majestic main valley inside Yosemite Park, the hotel was built in 1927 and is a National 
Historic Landmark and one of the most distinctive resort hotels in North America. 

 

Sun Valley Lodge 

The Sun Valley Resort was the brainchild of Union Pacific Railroad Chairman, Averell Harriman, who 
thought that creating a resort that rivaled those in Europe might help reinvigorate passenger service for 
the railroad.  An Austrian count was hired to find the perfect mountain and architect Gilbert Stanley 
Underwood was commissioned to build a lodge to equal, or best, his previous projects in America’s 
National Parks (the original Grand Canyon North Rim Lodge, Old Faithful Lodge in Yellowstone, and 
many others).  Designed and built in less than 9 months at a cost of $1.5mm, the Lodge opened on the 
December 21, 1936 with 220 guest rooms.  

 



Union Pacific Omaha Station 

Between 1920 and 1930, Underwood designed 17 railroad depots for Union Pacific.  The 124,000 sf 
terminal in Omaha, Nebraska completed construction in 1931 at a cost of $3.5mm and was his last.  It is 
considered one of the finest examples of Art Deco architecture in the Midwest and was designated an 
Omaha Landmark in 1978.  Of the building’s design, Underwood was said to have remarked, “We have 
tried to express the distinctive character of the railroad: strength, power, masculinity.” 

 

 



United States Post Office, Terminal Annex, Los Angeles 

Designed by Underwood and built by Sarver & Zoss from 1939 to 1940.  The building was built for the 
purpose of processing all incoming and outgoing mail in Los Angeles.  Underwood sought to keep the 
building’s design compatible with the city’s Union Station, which opened across the street in May 1939. 

 

 

The Wilshire Tower (Desmond’s Department Store) 

The first Art Deco landmark tower built on the Miracle Mile in 1929.  This striking and optimistic 
structure helped set the architectural standard for Wilshire Boulevard. 

 



The San Francisco Mint 

Built during the height of the Great Depression, The San Francisco Mint sits on a rocky promontory that 
towers over the nearby streets.  It was a Works Progress Administration (New Deal) project under 
President Franklin D. Roosevelt.  Designed by Underwood, the structure is a modern classical design 
with a frieze depicting numismatic history of the country.  The building was completed at a cost of 
$1.072mm and dedicated in May 1937. 

 

 

 

 

 

 

 

 

 

 



Jackson Lake Lodge 

In 1950, John D. Rockefeller Jr. called on architect Gilbert Stanley Underwood to design the Jackson Lake 
Lodge.  Nestled among the sagebrush, pines and aspen on a terrace above its namesake lake, Jackson 
Lake Lodge was the final National Park creation of Underwood after having designed the Ahwahnee 
Lodge in Yosemite, Brice Canyon Lodge, the Grand Canyon Lodge and Zion Lodge.  This project took root 
in the mid-1950’s and it marked a turning point in national park architecture (“Parkitecture”).  Built from 
slabs of concrete and sweeping panes of glass, this structure stood in stark contrast to Underwoods 
prior arts-and-crafts-influenced lodging.  The Lodge opened for business in 1955. 

 

 

 

 

 

 

 

 

 

 

 

 



Bay Island: 
In 1903, Rufus Sanborn bought lands from Canton Andre that included this treasured hunting spot. 

The land was purchased for $350 and included an inland parcel on the peninsula but was prized for its 
small island and waterfront overflow lands. Sanborn and his partner, Sam Tustin (noted real estate 
developer), were the first two to build homes on the sand island deeded to the Bay Island Club, a 
holding company. In 1909, the Bay Island Club received governmental approval for dredging and 
expansion. Once completed, a wooden access bridge was built setting a “no car” policy for the island 
that exists to this day. 

 

 
Aerial shot of Bay Island 

 
Little else has changed on Bay Island except for the price, size and quality of its homes. Similarly 

successful businessmen or their families still own the 23 lots on this unique and sequestered islet. The 
ducks are long gone and hunting has turned into tennis or sailing, but the celebrity of owning a part of 
Bay Island is unlike anything else in the harbor. The five-acre island was originally divided into 24 bay 
front lots plus three and one-half acres of common land. Amenities include a large bay beach, docking 
facilities, a view park overlooking Newportʻs largest turning basin, a tennis court, numerous gardens and 
a caretaker’s unit all submerged beneath a canopy of old growth trees. Off island is a parking structure 
for residents and their golf carts which is the only way to access the island except on foot. 

 
Those who own homes do so by virtue of membership and ownership in a cooperative. This is 

accomplished by owning one share in the Bay Island Corporation. A stock certificate is issued in lieu of 
the usual deed of trust. Owners investing face unusual challenges in buying, selling and borrowing on 
Bay Island homes. This also allows for a more scrutinized policy for ownership dating back to an old “Bay 
Island Club” exclusive environment. 

 
Early notables on the island were F.R. Aldrich, famed conchologist with a world-renown shell 

collection and Moses Sherman, namesake of Sherman Library & Gardens in Corona del Mar, and 
founder of Sherman Oaks in the San Fernando Valley. The first caretaker for the island was Paul Mariner 
from 1904 - 1931 setting this position as a treasured and long-standing tradition. Later, H.R. Halderman, 



Richard Nixonʻs aide who was complicit in the Watergate Scandal and May Chandler of the L.A. Times 
family were Bay Island residents, adding to a long list of influential businessmen, bankers and real estate 
developers that have occupied this magical island. As kids, it was even rumored that one of the greatest 
cowboys ever, Roy Rogers, lived there with his “yacht” PT Joe.   
 
Without a doubt, Newport Beachʻs earliest and most colorful of famous residents was Madame Helena 
Modjeska and her husband Count Bozenta. Helena Modjeska was a world-renown Polish Shakespearean 
actress. The couple bought a small cottage at #3 Bay Island in 1907. Because of her widespread fame 
and adoration, the island was oftentimes referred to as Modjeska Island in those days, but the name Bay 
Island weathered time and remains. Another example of Madame Modjeskaʻs importance in Orange 
County history can be seen at the site of her “country estate” in Modjeska Canyon, part of the Santa Ana 
Mountains. 
 

 



#20 BAY ISLAND 
#20 was constructed for May & Roger Chandler (May was one of Harry Chandler’s daughter and a sister 
of Norman Chandler) in 1929-1930.  The home has 4 bedrooms and 4.5 bathrooms in 3,504sf of living 
space. 

From Joan T. Seaver Kurze’s book Insular Connections on Bay Island:   

From 1929 until 1987, nearly 60 years, the family of May Chandler Goodan and her husband, Roger 
Goodan owned #20.  One of their four children, Douglas Goodan, described his parents’ courtship 
around 1914.  The pair would arrive from town on the Red Car, perch on piles of redwood planks near 
the George Rogers’ unfinished house on Buena Vista, and gaze across the channel at Bay Island.  They 
probably looked straight at the empty lot at #20 – which, in 15 years, would be theirs.  In 1929 when 
Roger and May were planning their Island house, the Ahwahnee Hotel was under construction in 
Yosemite Valley.  Roger was friendly with the Director’s of Yosemite’s Camp Curry Company, and he 
hired Gilbert Stanley Underwood, the Ahwahnee’s architect, to design the house at #20. 

Another Chander/Goodan connection to Bay Island was the partnership of May’s brother, Norman 
Chandler, former publisher of the Los Angeles Times, with Edward Llewellyn (Lyn) Emmett; they owned 
Emmett and Chandler, an insurance business.  Their company thrived during the Great Depression, and 
it continued to be a fixture in Los Angeles for over four decades. 
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